
“To Enrich Lives Through Effective And Caring Service” 

 
 
 
 
June 5, 2007 
 
 
 
The Honorable Board of Supervisors 
County of Los Angeles 
383 Kenneth Hahn Hall of Administration 
500 West Temple Street 
Los Angeles, CA 90012 
 
Dear Supervisors: 
 

TEN-YEAR LEASE 
DEPARTMENT OF HEALTH SERVICES 

10100 PIONEER BOULEVARD, SANTA FE SPRINGS 
(FIRST DISTRICT) (3 VOTES) 

 
IT IS RECOMMENDED THAT YOUR BOARD: 
 
1. Approve and instruct the Chairman to sign the attached ten-year lease with 

TRIPLE NET PROPERTIES REALTY, INC, Landlord, for the occupancy of 41,270 
rentable square feet of office/training space for the Department of Health Services 
(DHS) Emergency Medical Services (EMS), at 10100 Pioneer Boulevard, Santa Fe 
Springs, for a first year maximum rental amount of $1,847,265, which includes an 
initial annual base and operating expense rent of $1,015,242, $185,047 for Tenant 
Improvements (TI) construction costs amortized for sixty months, a one-time lump 
sum payment of $421,430 for unamortized TI and $225,546 for furniture amortized 
for sixty months.  The rental cost is 100 percent subvened by State and Federal 
funds including the Maddy Fund (SB612/SB1773), HRSA Grant, disaster grants 
and other EMS revenues. 

 
2. Authorize the Chief Administrative Office (CAO) to acquire substitute financing for 

furniture systems acquired by the Landlord at a cost not to exceed $949,210.  The 
furniture systems of $949,210 will be amortized at a maximum of 7 percent over a 
60-month period, for a total payment of $1,127,730, or $225,546 annually.  

 
3. Authorize the Landlord and/or Director of Internal Services Department (ISD), at the 

discretion of the CAO to acquire telephone systems for DHS at a one-time cost not 
to exceed $2,413,000.  All of the telephone, data, radio and low voltage systems will 
be paid in lump sum, in addition to other TI allowances. 

DAVID E. JANSSEN 
Chief Administrative Officer 

Board of Supervisors 
GLORIA MOLINA 
First District 
  
YVONNE B. BURKE 
Second District 
  
ZEV YAROSLAVSKY 
Third District 
 
DON KNABE 
Fourth District 
  
MICHAEL D. ANTONOVICH 
Fifth District 

County of Los Angeles 
CHIEF ADMINISTRATIVE OFFICE 

713 KENNETH HAHN HALL OF ADMINISTRATION • LOS ANGELES, CALIFORNIA 90012 
(213) 974-1101 

http://cao.lacounty.gov 















































































1

2
3

4
5

6
7
8

9
10
11

12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45

,46

thirty (30) days thereafter or (ii) deduct from the Bas~Rent hereunder an
amount each month equal to $75.00 per parkinq space not so proviQ
Tenant and its invitees shall not use more parkinq privileqes than its allotment
and shall not use any parking spaces and/or parking area specifically
allocated by Landlord to other tenants of the project or for such other uses as
visitor parking. Tenant shall not permit or allow any vehicles that belong to or
are controlled by Tenant or Tenant's employees, customers or invitees to be
loaded, unloaded or parked in areas other than the Tenant's designated

parking areas.

21. ENVIRONMENTAL MATTERS

a. Hazardous Materials. Tenant shall not cause nor permit, nor allow any of
Tenant's employees, agents, customers, visitors, invitees, licensees, .
contractors, assignees or subtenants to cause or permit any Hazardous
Materials to be brought upon, stored, manufactured, generated, blended,

handled, recycled, treated, disposed or used on, under or about the
Premises, .the Building or the Common Areas, except for routine offce and
janitorial supplies in usual and customary quantities stored, used and
disposed of in accordance with all applicable Environmental Laws. As used
herein, "Hazardous Materials" means any chemical, substance, material,
controlled substance~ object, condition, waste, living organism or combination
thereof, whether solid, semi solid, liquid or gaseous, which is or may be
hazardous to human health or safety or to the environment due to its
radioactivity, ignitabilty, corrosivity, reactivity, explosivity, toxicity,
carcinogenicity, mutagenicity, phytotoxicity, infectiousness or other harmful or
potentially harmful properties or effects, including, without limitation, molds,
toxic levels of bacteria, tobacco smoke within the Premises, petroleum and
petroleum products, asbestos, radon, polychlorinated biphenyls (PCBs),

refrigerants (including those substances defined in the Environmental

Protection Agency's "Refrigerant Recycling Rule," as amended from time to
time) and all of those chemicals, substances, materials, controlled

substances, objects, conditions, wastes, living organisms or combinations
thereof which are now or become in the future listed, defined or regulated in
any manner by any Environmental Law based upon, directly or indirectly,
such properties or effects. As used herein, "Environmental Laws" means any
and all federal, state or local environmental, health and/or safety-related laws,
regulations, standards, decisions of courts, ordinances, rules, codes, orders,
decrees, directives, guidelines, permits or permit conditions, currently existing
and as amended, enacted, issued or adopted in the future which are or
become applicable to Tenant, the Premises, the Building or the Common
Areas.

b. Landlord Indemnity. Landlord shall indemnify, protect, defend (by counsel
acceptable to Tenant) and hold harmless Tenant from and against any and all
claims, judgments, causes of action, damage, penalties, fine, taxes, costs,
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EXHIBIT C

COMMENCEMENT DATE MEMORANDUM
AND CONFIRMATION OF LEASE TERMS

. Reference is made to that certain lease ("Lease") dated , 2006,
between County of Los Angeles, a body politic and corporate ("Tena.nt"), and-NNN SFS
TOWN CENTER, LLC, a Delaware limited liability company, NNN SFS TOWN CENTER
1, LLC, NNN SFS TOWN CENTER 2, LLC, NNN SFS TOWN CENTER 3, LLC, NNN
SFS TOWN CENTER 4, LLC, NNN SFSTOWN CENTER 5, LLC, NNN SFS TOWN
CENTER 6, LLC, NNN SFS TOWN CENTER 7, LLC, NNN SFS TOWN CENTER 8,
LLC,.NNN SFS TOWN CENTER 9,. LLC, NNN SFS TOWN CENTER 11, LLC, NNN .
SFS TOWN CENTER 13, LLC, NNN SFS TOWN CENTER 14, LLC, NNN SFS TOWN
CENTER 15, LLC; NNN SFS TOWN CENTER 16, LLC, NNN SFS TOWN CENTER 17,
LLC, NNN SFS TOWN CENTER 18, LLC, NNN SFS TOWN CENTER 19, LLC, NNN
SFS TOWN CENTER 20, LLC, NNN SFS TOWN CENTER 21, LLC, NNN SFS TOWN
CENTER 22, LLC, each a Delaware limited liability company ("Landlord"), acting by and
through Triple Net Properties Realty, Inc. ("Agent" for Landlord), whereby Landlord
leased to Tenant and Tenant leased from Landlord certain premises in the building
located at 10330 Pioneer Blvd., Santa Fe Springs, CA ("Premises").

Landlord and Tenant hereby acknowledge as follows:

(1) Landlord delivered possession of the Premises to Tenant in a
Substantially Completecondition on ("Possession Date");

(2) Tenant has accepted possession of the Premises and now
occupies the same;. .

(3) The Lease commenced on ("Commencement
Date");

(4) The Premises contain rentable square feet of space;
and

(5) . Basic Rent Per Month is

(6) Tenant's Proportionate Share of Operating Expense Rent is _% of

is
(7) Landlord's brokerage commission paid in conncection with this Lease

IN WITNESS WHEREOF, this Memorandum is executed this - day of

,200_"

, '....

'\
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liT enant"

COUNTY OF LOS ANGELES,
A body politic and corporate

By:
Name:
Its:

"Landlord"

. a

By:
Name:
Its:

EXHIBIT C - Page 2
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EXHIBIT 0

HV AC STANDARDS

Landlord shall supply cooling, ventilating and heating with capacity to produce the
following results effective during Normal Working Hours established by the Lease and.
within tolerances normal in comparable offce buildings; maintenance of inside space
conditìons of not greater than 76 degrees Fahrenheit when the outside air temperature
is not more than 93 degrees Fahrenheit dry bulb and 70 degrees Fahrenheit wet bulb,
and not less than 70 degrees Fahrenheit when the outside air temperature is not lower
than 42 degrees Fahrenheit dry bulb. Interior space is designated at a rate of one zone
for approximately each 1,000 square feet and one diffuser for each 200 square feet of
usable square footage within the Premises=, If energy requirements prohibit Landlord
from complying with these requirements, Tenant shall not unreasonably withhold its.
consent to temporary waivers or modifications.
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EXHIBIT E

CLEANING AND MAINTENANCE SCHEDULE

1. DAILY (Monday through Friday)

A. Carpets vacuumed.
B. Composition floors dust-mopped.

C. Desk, desk accessories and office furniture dusted. Papers and folders left on
desk notto be moved. ..

D. Waste baskets, other trash receptacles emptied.
E. Chairs and waste baskets returned to proper position.
F. Fingerprints removed from glass doors and partitions.
G. Drinking fountains cleaned, sanitized and polished.
H. Lavatories, toilets .and toilet rooms cleaned and mopped. Toilet supplies

replenished.
i. Bulb and tube replacements, as required:

J. Graffiti expunged as needed within two (2) working days after notice by Tenant.
K.. Floors washed as needed. .

2. WEEKL Y

A.
B.

Low-reach areas, chair rungs, baseboards and insides of doorjambs dusted.
Window sils, ledges and wood paneling and molding dusted.

3. MONTHLY

A.
B.
C.
D.
E.

Floors washed and waxed in uncarpeted office area.
High-reach areas, door kames and tops of partitions dusted.
Upholstered furniture vacuumed, plastic and leather furniture wiped.
Picture moldings and frames dusted. .
Wall vents and ceiling vents vacuumed.

4. QUARTERL Y

A.
B.
C.

Light fixtures cleaned and dusted, but not less frequently than Quarterly.
Wood furniture polished.
Draperiesor mini-blinds cleaned as required, but not less frequently than
Quarterly.
HV AC units serviced for preventative maintenance purposes, all filters changed.D.

5. SEMI-ANNUALLY

A. Windows washed as required inside and outside but not less frequently th9n,~twice annually. ..:",.,-,1( . """"
j ~!. . ~

t ..
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6. ANNUALLY

A. Furniture Systems and any other fabric or upholstered surfaces including chairs,
couches, walls, etc., spot cleaned, or if determined to be necessary in Tenant's
sole discretion, professionally cleaned in their entirety using a water extractionsystem. .

B. Bathroom and any other ceramic tile surfaces professionally cleaned using a hand
scrub process. All grout and porous surfaces resealed with a professional gradesealant.. .

C. Touch-up paint all interior painted surfaces in a color and finish to match existing.

7. AS NËEDED

A. Premises and the sidewalks, driveways., parking areas and all means of access
and egress for the Premises should be maintained in good repair, and in clean
and safe condition at all times. .

B. An lawns, shrubbery and foliage on the grounds of the Premises should be
maintained in good condition and neat in appearance. Grass and shrubbery must
be replanted as needed to maintain the grounds in good appearance and
condition. .

C. Carpets to be cleaned using a non-detergent, low moisture, soil encapsulation
system as recommended by the carpet manufacturer. The following schedule wil
be maintained for carpet cleaning: (i) heavy traffic areas as needed with a
minimum frequency of bi-monthly (six (6) times per year); (ii) moderate traffic
areas cleaned as needed with a minimum of once every six (6) months (two (2)
times per year); and (iii) clean light traffc areas a minimum of once per year.
Landlord agrees that bonnet cleaning is not an acceptable method of cleaning
carpets.

D. All walls repainted and wall coverings replaced throughout the Premises. The
paint finish should be eggshell or semi-gloss as directed by Tenant and in a color
acceptable to Tenant. In no event wil Landlord be required to repaint or replace
wall coverings more than one (1) time in a five (5) year period (the "Occurrence").
The initial tenant improvements completed prior to Tenant's occupancy or as a
condition to the renewal of the Lease shall not constitute an Occurrence for the
purpose of determining the frequency of this work.

8. GENERAL.

Landlord shall, upon request of Tenant, produce written service contracts as
evidence of compliance with the terms of this Cleaning and Maintenance Schedule.

.' .X;l,.
.t. '\
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SUPPLEMENTAL LEASE DOCUMENTS

For

COUNTY OF LOS ANGELES
CHIEF ADMINISTRATIVE OFFICE

LEASE AND AGREEMENT

DEPARTMENT: HEALTH SERVICES, as Tenant

LANDLORD: TRIPLE NET REALTY, INC

10110 PIONEER BLVD., SANTA FE SPRINGS

******

Document I - .Subordination, Nondistubance and Attornent Agreement

Document II - Tenant Estoppel Agreement

Document III - Communty Business Enterprises Form

Document iv - Memorandum of Lease

Document V - Request for Notice
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DOCUMENT I

SUBORDINATION, NONDISTURBANCE
AND ATTORNMENT AGREEMENT

. AND WHEN RECORDED MAIL TO: . )
)

)
)
)
)
)

County of Los Angeles
Chief Administrative Offce
Real Estate Division

222 South Hil Street

3rd Floor
Los Angeles, California 90012 Space above for Recorder's Use

SUBORDINATION, NONDISTURBANCE .
AN ATTORNMENT AGREEMENT

NOTICE: THIS SUBORDINATION, NONDISTURBANCE AND ATTORNMENT
AGREEMENT RESULTS IN YOUR LEASEHOLD ESTATE BECOMING SUBJECT TO
AN OF LOWER PRIORITY THAN THE LIEN OF SOME OTHER OR LATER
SECURITY INSTRUMENT.

This Subordination, Nondisturbance and Attornent Agreement ("Agreement") is
entered into as of the - day of , 200- by and among COUNTY OF LOS
ANGELES, a body politic and corporate ("Tenant"), Triple Net Properties, LLC, ("BoITower")
and (Insert name of Lender), ("Lender").

Factual. Background

A. BOITower owns certai real propert more paricularly described in the attached
Exhibit A. The tenu "Property" herein means that real property together with all improvements
(the "Improvements") located on it.

B. Lender has made or agreed to make a 10an to BOITower. The Loan is or will be
secured by a deed of trst or mortgage encumbering the Property (the "Deed of Trust") .

c. Tenant and Bon-ower (as "Landlord") entered into a lease dated
(the "Lease") uuder which Bon-ower leased to Tenant a portion of the

Improvements located within the Propert and more paricularly described in the Lease (the
"Premises").

D. . Tenant is willng to agree to subordinate certain of Tenant's rights under the
Lease to the lien of the the Deed of Trust and to attorn to Lender on the tenus and conditions of
this Agreement. Tenant is willng to agree to such subordination and attornent and other
conditions, provided that Lender agrees to a nondisturbance provision, all as set forth more fully
below.
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Agreement

Therefore, the paries agree as follows:

1. Subordination. The lien of the Deed of Trust and all amendments, modifications

and extensions thereto shall be andremain at all times a lien on the Propert prior and superior to
the Lease, except that if Tenant is granted any option to extend the Term ofthe Lease, right of
first offerto lease additional premises or option to purchase the Property or right of first offer to
purchase the Property in the Lease, such provisions shall not be affected or diminished by any
such subordination.. .

2. Definitions of "Transfer of the Propert" and "Purchaser". As used herein, the
term "Transfer of the Property" means any transfer of Borrower'g interest in the Propert by
foreclosure, trustee's sale or other action or proceeding for the enforcement of 

the Deed of Trust
or by deed in lieu thereof. The term "Purchaser", as used herein, means any transferee, including

Lender, of the interest of Borrower as a result of any such Transfer ofthe Property and also
includes any and all successors and assigns,., including Lender, of such transferee.

3. Nondistubance. The enforcement of the Deed of Trust shall not terminate the
Lease or distub Tenant in the possession tld use of the leasehold estate created thereby.

4. Attornent. Subject to Section 3 above, if any Transfer of the Property should
occur, Tenant shall and hereby does attorn to Purchaser, including Lender if it should be the
Purchaser, as the landlord under the Lease, and Tenant shall be bound to Purchaser under all of
the terms, covenants and conditions of the Lease for the balance of the Lease term and any
extensions or renewals of it which may then or later be in effect under any validly exercised
extension or renewal option contained in the Lease, all with the same force and effect as if
. Purchaser had been the original landlord under the Lease. This attornent shall be effective and
. self-operative without the execution of any fuer instrents upon Purchaser's succeeding tothe interest of the landlord under the Lease. .

5. Lender Not Obligated. Lender, if it becomes the Purchaser or if it takes
possession under the Deed of Trust, and any other Purchaser shall not (a) be liable for any
damages or other relief attributable to any act or omission of any prior Landlord under the Lease
including Borrower; or (b) be subject to any offset or defense not specifically provided for in the
Lease which Tenant may have agaist any prior landlord under the Lease; or (c) be bound by any
prepayment by Tenant of more than one month's installment of rent; or (d) be obligated for any
securty deposit not actually delivered to Purchaser; or (e) be bound by any modification or
amendment of or to the Lease unless the amendment or modification shall have been approved in
writing by the Lender.

6. Notices. All notices given under this Agreement shall be in wrting and shall be

given by personal delivery, overnight receipted courier or by registered or certified United States
mail, postage prepaid, sent to the pary at its address appearing below. Notices shall be effective
upon receipt (or on the date when proper delivery is refused). Addresses for notices may be
changed by any pary by notice to all other paries in accordance with this Section..
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To Lender:

To Borrower:

To Tenant: County of Los Angeles
Chief Administrative Office
Real Estate Division

. 222 South Hill Street, 3rd Floor
. Los Angeles, California 90012
Attention: Director of Real Estate

7. Miscellaneous Provisions. This Agreement shall inure to the benefit of and be

binding upon the paries and their respective successors and assigns. This Agreement is
governed by the laws of the State of California without regard to the choice of law rules of that
State.
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TENANT: COUNTY OF LOS ANGELES,
a. body politìc and corporate

By:
Name:
Title:

By:
Name:
Title:

BORROWER: (Insert name of Landlordj

LENDER:

By:
Name:.
Title:

(Insert name of Lender),

By:
Name:
Title:
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To:

DOCUMENT II

TENANT ESTOPPELCERTIFICA TE

(Insert name 6fpart to rely on document)

Attn:

Re: Date of Certificate:
Lease Dated:

Current Landlord:
Located at: .
Premises:
Commencement Date of Term:
Expiration Date:

Curent Rent:

County of Los Angeles ("Tenant") hereby certifies that as of the date hereof:

1. Tenant is the present owner and holder of the tenant's interest under the lease described
above, as it may be amended to date (the "Lease"). The Lease covers the premises described
above (the "Premises") in the building (the "Building") at the address set fort above.

2. (a) A tre, correct and complete copy of the Lease (including all modifications,
arendments, supplements, side letters, addenda and riders of and to it) is attached to this
Certificate -as Exhibit A. .

(b) The cUrent Rent is set fort above.

( c) The tenn of the Lease commenced on the Commencement Date set forth above
and will expire on the Expiration Date set fort above, including any presently exercised option

or renewal term. Tenant has no option or right to renew, extend or cancel the Lease, or to lease
additional space in the Premises or Building, or to use any parking other than that specified in the
Lease.

(d) Except as specified in the Lease, Tenant has no option or preferential right to
purchase all or any par of the Premises (or the land of which the Premises are a par).

(e) Tenant has made no agreement with Landlord or any agent, representative or.
employee of Landlord concernng free rent, parial rent, rebate of rental payments or any other
similar rent concession except as expressly set forth in the Lease.

3. (a) The Lease constitutes the entire agreement between Tenant and Landlord with

respect to the Premises, has not been modified changed, altered or amended and is in ful force
$ . ¡¡ ..,.-r':~ ';'\~'~. ~'='-""~,..: ",

. -Q' ,./ Ji \ .
, 'J ì¡;. \'; 1
\ ~ \

.. t,. ~-',~,.",,- .',. . ,"

1

2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50
51
52
53
54
55
56



and effect. There are no other agreements, written or oral, which affect Tenant's occupancy of
the Premises.

((b) To the knowledge of Ten ant, Tenant has not given Landlord written notice of a
material default under the Lease which has not been cured.)

(b) The interest of Tenant in the Lease has not been assigned or encumbered. Tenant
is not entitled to any credit against any rent or other charge or rent concession under the Lease
except as set forth in the Lease. No rental payments have been made more than one month inadvance. -
4. All contributions required to be paid by Landlord to date for imprQvements to the

Premises have been paid in fuii and all of Landlord's obligations with respect to tenant
improvements have been fully performed. .

IN WITNESS WHEREOF, the Tenant has executed this Tenant Estoppel Certificate as of the
day set forth above.

COUNTY OF LOS ANGELES

By:

Name:

Title:
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DOCUMENT III

COMMUNITY BUSINESS ENTERPRISES FORM

INSTRUCTIONS: All Landlords shall submit this fonn on an annual basis on or before
December 30th of each year of the tenn of this agreement as evidence ofMBEIWBE
paricipation. The information requested below is for statistical pùroses only. On final
analysis and consideration oflease will be selected without regard to gender, race, creed,
or color. Categories listed below are based on those described in 49 CFR Section 23.5.

1. MINORITYIWOMEN PARTICIPATION IN FIRM (parers, Associates
Parners, Managers, Staff, etc.) ..

FIRM: NAM

ADDRESS

CONTACT TELEPHONE NO.

TOTAL NUMBER OF EMPLOYEES IN FIRM:

OWNRS/P ARTNERS
ASSOCIATE PARTNERS

MANAGERS STAFF

Black! African American

Hispanic/Latin America

Asian American

Portuguese American

American Indian Alaskan
Native

All Others

Women (Should be included
in counts above and also
reported here separately)

II. PERCENTAGE OF MINORITY/WOMEN OWNERSHIP IN FIRM

TYPE OF BUSINSS STRUCTURE:

- (Corporation, Parnership, Sole Proprietorship, etc.)
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TOTAL NUMBER OF OWNERSHIP/PARTNERS, ETC.:

PERCENTAGE OF OWNRSHIP

1

2

Black! African American
Hispanic/Latin American
Asian American .
Portguese American

American Indian

Alaskan Native
All Others
Women
(Should be included in counts
above and also reported
here separately) .

3
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7
8
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III. CURRNT CERTIFICATION AS MINORITY/WOMEN-OWNED FIRM

IS YOUR FIRM CURRNTLY CERTIFIED AS A MINORITY OWNED BUSINESS
FIRM BY THE:

State of California? Yes No

City of Los Angeles? Yes No

Federal Government? Yes No

IV. FIRM'S DESIRE NOT TO RESPOND TO INFORMATION

WE DO NOT WISH TO PROVIDE THE INFORMATION REQUIRED IN THIS
FORM.

Firm Name:

Signed:

Date:

Title:



DOCUMENT iv

MEMORANDUM OF LEASE

RECORDING REQUESTED BY AND
. WHEN RECORDED MAIL TO:

Comity of Los Angeles
Chief Administrative Office
Real Estate Division
222 South Hil Street
3rd Floor
Los Angeles, California 90012
Attention: Director of Real Estate

This document is recorded for the benefit of the County of Los Angeles and recording is
exempt from recording fees pursuant to California Governent Code Section 27383.
This transaction is exempt from documentary transfer tax pursuant to California Revenue
and Taxation Code Section 11922.

MEMORANDUM OF LEASE

This Memorandum of Lease ("Memorandum") is made and entered into by and
between Triple Net Realty, INC, (the "Landlord"), and the COUNTY OF LOS
ANGELES, a public body corporate and politic duly organzed and existing under the
laws of the State of California (the "Tenant") who agree as follows:

Landlord and Tenant hereby enter a Lease of certain property (the
"Lease") in the County of Los Angeks, State of California, described in Exhibit A
attached hereto and incorporated herein by reference, for a term commencing on

, 20_, and ending on a date (10) years after the
commencement date, unless such term is extended or sooner terminated pursuant to the
terms and conditions set fort in a certain umecorded Lease between Landlord and

Tenant dated , 200_.

(Tenant has the option to extend the term of the Lease for a period of two (2) 5-year

options, subject to the terms and conditions of the Lease.) .
;'Q~~ \, ,. ~ ii .~ . . .
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This Memorandum has been prepared. for the purpose of giving notice of
the Lease and of its terms, covenants, and conditions, and for no other purposes. The
provisions of this Memorandum shall not in any way change or affect the provisions of
the Lease, the terms of which remain in full force and effect.

Dated: ,20_.

LANDLORD: TENANT:

By:
Its:

By:
Its:

. 0\ \: ,it
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DOCUMENT V

REQUEST FOR NOTICE

RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO:

County of Los Angeles
Chief Administrative Offce
Real Estate Division
222 South Hil Street.
3rd Floor .
Los Angeles, Californa 90012
Attention: Director of Real Estate

REQUEST FOR NOTICE

(UNDER SECTION 2924B CIVIL CODE)

In accordance with Section 2924b, Civil Code, request is hereby made that a copy of any
Notice of Default and a copy of any Notice of Sale under the Deed of Trust described
below:

Date of Recording of Deed of Trust

Instrument Number of Deed of Trust

Trustor

Trustee

.,\.
., .\'\\,

., ...

-~ -
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Beneficiary

be mailed to County of Los Angeles, Chief Administrative Office, Real Estate Division,
222 South Hil Street, 3rd Floor, Los Angeles, California 90012, Attention: Director of
Real Estate.

"LENDER:

a

By:
SIGNEE'S NAM

Its: SIGNEE'S TITLE

(ALL SIGNATURES MUST BE ACKNOWLEDGED)

~ .QJ'~



On this - day of , 20_, before me,
a Notary Public in and for the State of California, personally appeared

. personally known to me (or proved on the.
basis of satisfactory evidence) to be the person(s) whose name(s) is/are subscribed to the
within instrent and acknowledged to me that he/she/they executed the same in .

his/her/their authorized capacity(ies), and that by his/her/their signature( s) on the
instrent the person(s), or the entity upon behalf of which the person(s) acted, executed
the instrent.

COUNTY OF ss.

WITNESS my hand and offcial seal

Signature

My commission expires
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LANLORD'S WORK LETTER

For

COUNTY OF LOS ANGELES
CHIEF ADMINISTRATIV OFFICE

LEASE AND AGREEMENT

DEP ARTMENT:Health Services, as Tenant

LANDLORD:

10100 PIONEER BLVD., SANTA FE SPRINGS

19280.2 10081.0002



LANDLORD'S WORK LETTER

This Work Letter supplements the Lease (the "Lease") dated ,20_, executed
concurrently herewith, by and between NN SFS TOWN CENTER, LLC, a Delaware limited
liability company, NN SFS TOWN CENTER 1, LLC, NN SFS TOWN CENTER 2, LLC, NN
SFS TOWN CENTER 3, LLC, NN SFS TOWN CENTER 4, LLC, NN SFS TOWN CENTER
5, LLC, NN SFS TOWN CENTER 6, LLC, NN SFS TOWN CENTER 7, LLC, NN SFS
TOWN CENTER 8, LLC, NN SFS TOWN CENTER 9, LLC, NN SFS TOWN CENTER 11,
LLC, NN SFS TOWN CENTER 13, LLC, NN SFS TOWN CENTER 14, LLC, NN SFS
TOWN CENTER 15, LLC, NN SFS TOWN CENTER 16, LLC, NN SFS TOWN CENTER 17,
LLC, NN SFS TOWN CENTER 18, LLC, NN SFS TOWN CENTER 19, LLC, NN SFS
TOWN CENTER 20, LLC, NN SFS TOWN CENTER 21, LLC, NN SFS TOWN CENTER 22,
LLC, each a Delaware limted liability company ("Landlord"), acting by and though Triple Net
Properties Realty, Inc. ("Agent" for Landlord), and COUNTY OF LOS ANGELES as Tenant,
coverig certain Premises described in the Lease. Tenns capitalized but not otherwise defied
herein shall have the meangs ascribed to them in the Lease.

The paries hereby agree as follows:

1. Basic Work Letter Inonnation. The following tenns as used herein shall have the meanngs

provided in this Section unless otherwise specifically modified by provisions of this Work Letter.

(a) Base Tenant Improvement Allowance $907,940 (i.e., $22.00 per rentable square
foot ofthe Premises)

(b) Additional Tenant Improvement $1,114,290(i.e., $27.00 per rentable square
Allowance foot of the Premises)

Maximum Change Order Allowance $50,000

(c) Furntue Allowance Not to exceed $959,560(i.e., $23.00 per
rentable square foot the Premises) which is
reimbursed by County to the Landlord in a
lump sum payment withn sixty (60) days
after the Commencement Date; provided a
fialized accounting of all Tenant

Improvements have been provided by
Landlord and reviewed and accepted by the
County, such review and acceptance not to
be umeasonably withheld, delayed or
conditioned.

(e) Additional Tenant Improvement and 9% per anum amortized over a 60 month
Change Order Amortization Rate: period

i 9280.2 ¡.081.0002



,. . ...
(f) Basic Rent Reduction per $1,000 N/A ..~"'u.. _. _.._. ¡. I
(g) Tenant's Wo~k L~tter 'R~p~es~IItativë ._..; ... . Thö'mas Shepo's or an asslgled staffpers~II'-i

of the Chief Administrative Office'-Real !Estate Division. I
. --_... ...._. . ---."-'---.---1.! I

(ij ;:~ord's i\ddressfur Work Leîïer - r ~~:a~:,s~i~~;~~e,-SUiie-2Õ¡¡------j .. i I
- . .. ... ..__...._. _.. _.._.. ..... ._._....__._.. ..n.. ~.._- ..t.... ..._.. ........... . ..._... . .. ......~ _. ... _. ..- _.._....._.... .__. ..--1

(j Tenant's Address for Work Letter! Board of Supervisors . i
Notice ì Kenneth Hahn Hall of Administration I

I Room 383
I 500 West Temple Street

I Los Angeles, California 90012

i With a copy to:

I Chief Administrative Offce-

¡ Real Estate Division

¡ 222 South Hill Street, 3rd Floor
i Los Angeles, Californa 90012

i Attention: Director of Real Estate
i Fax Number: (213) 217-4971
i
ihi"

(h)

¡

;. . ~.... .._m.......-.._...._..__............._._.--..t-.... ---...... ....-..._.... ....

Landlord's Work Letter Representative I Marge Almond

i

(k) Addenda

!

¡

i

.. ...!. 

Addendum A: .Base Bi-ÙdingImprovënients.'l
Addendum B: Tenant Improvements I
Addendum C: Fonn of Budget
Addendum D: Costs of Tenant

¡Improvements
L.m.._.

2. Construction of the Buildinl!.

2.1 Base Building Improvements. Landlord has constructed or shall construct the base
Building improvements as a par of the Building described on Addendum A hereto (the "Base
Building Improvements"). To the extent that the Base Building Improvements must be changed or
added to in order to accommodate the special needs of Tenant in the Premises, such changes or
additions shall be considered Tenant Improvements (as defined below) only to the extent such
changes or additions are specifically described in Addendum B hereto.

.~. """"':'~:';'''''~,:...
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2.2 Additional Costs Not Tenant Improvement Costs

(a) In the event that the Building as initially constructed does not comply with
current life-fire safety codes, disabled access codes (including, without limitation, the ADA),
and/or earthquake safety codes, and Landlord incurs increased design or construction costs that it
would not have incured had the Building been in compliance with such codes, such costs shall not
be included in the calculation of Tenant Improvement Costs as defined below and Tenant shall
have no financial responsibilìty for such costs.

(b) . Any work that Landlord must undertake to cause the Premises to comply with
the access requirements ofthe ADA or make existing building systems, including, but not limited
to, electrical service and HV AC equipment, fully operational shall be at Landlord's sole cost and
expense. Tenant Improvement Costs shall not include any costs associated with (i) asbestos
abatement or compliance with the Hazardous Materials provision of the Lease, including all
expenses associated with curing any "Sick Building Syndromes", (ii) fire sprinkler system
installation or upgrade, (iii) conversion of air conditioning systems to eliminate use of CFC
refrgerants that arehannful to the atmosphere, (iv) utility costs incurred during construction, (v)
costs incurred in order to cause the Premises to comply with any mechanical or electrical .

requirements set forth in the Lease, or (v) sup.ervision or overhead costs of Landlord.

(c) Landlord shall be solely responsible for all costs and expenses necessary to
increase pennitted structural floor loading in order to accommodate Tenant's librares, fie rooous,
unusual live loads and other such uses.

2.3 Base Building Plans. Landlord has delivered to Tenant "as built" plans and
specifications for the Building in an AutoCAD 2000 fonnat. In the event Tenant incurs additional
costs because such plans and specifications are incomplete or inaccurate, such increased costs will
be Ieimbursed to Tenant and any delay caused thereby shall not be a Tenant Delay, as defined
below.

3. Selection of Architect and En2:ineer. Landlord shall promptly solicit at least three (3)
proposals from qualified licensed architects, 

("Architect") and engineers ("Engineer") familiar with
all applicable laws and building requirements detailing a scope of work sufficient to complete the
Working Drawings as defined below. The Architect and the Engineer shall be selected by
Landlord subject to Tenant's consent, which consent shall not be umeasonably withheld, and which
consent (or refusal to consent for reasonable reasons) shall be granted within three (3) business
days after Landlord has submitted the name of the Architect and the Engineer to Tenant together
with detailed proposals outlining the cost for design/engineering services. This procedure shall be
repeated until the Architect and the Engineer is/are finally approved by Tenant and written consent
has been delivered to and received by Landlord.

4. Selection of Contractor The Final Plans, as defined below, and a proposed constrction

contract approved by Tenant, shall be submitted to contractors, selected by Landlord and approved
by Tenant, sufficient in nuInber so that a minimum of thee (3) bids are received. Each approved
contractor shall be requested to submit a sealed fixed price contract bid price (on such contract
form as Landlord shall designate) to construct the Tenant Improvements designated on the Final
Plans. Landlord and. Tenant shall jointly open and review the bids. Landlord and Tenant, after
adjustments for inconsistent assumptions, shall select the most qualified bidder offering the lowest
price and such contractor ("Contractor") shall enter into a construction contract ("Construction
Contract") with Landlord consistent with the terms of the bid to construct the Tenant ",.Improvements. ~.

.6.
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5. Preparation of Plans and Specifcations and Construction Schedule.

5.1 Preparation of Space Plan. Concurrently with the execution of this Lease, Tenant

shall submit to Landlord a space plan and specifications for the Premises showing all demising
walls, corridors, entrances, exits, doors, interior paritions, and the locations of all offces, .

conference rooms, computer rooms, mini-service kitchens, and the reception area, library, and file
room (the "Space Plan"). .

5.2 Preparation and Approval of Working Drawings. Within ten (10) days of the date
the Space Plan is submitted to Landlord (the "Plan Submission Date"), Landlord shall instruct the
Architect to commence preparation of Working Drawings (the "Working Drawings"), which shall .
be compatible with the design, construction and equipment of the Building, comply with all
applicable laws, be capable of physical measurement and construction, contain all such information
as may be required for the construction of the Tenant Improvements and the preparation pfthe
Engineering Drawings (as defined below), and contain all parition locations, plumbing locations,
air conditioning system and duct work, special air conditioning requirements, reflected ceiling
plans, office equipment locations, and special security systems. The Working Drawings may be
submitted in one or more stages and at one or more times. Landlord shall provide Tenant the
Working Drawings, or such portion as has from time to time been submitted, for review.

5.3 Preparation and Approval of Engineering Drawings. Landlord shall cause the
Architect to coordinate all engineering drawings prepared by the Engineer, showing complete
mechanical, electrical, plumbing, and BV AC plans ("Engineering Drawings") to be integrated into
the Working Drawings. The Engineering Drawings may be submitted in one or more stages and at
one or more times for Tenant's review. .

5.4 Integration of Working Drawings and Engineering Drawings into Final Plans. After
Tenant has approved the Engineering Drawings, Landlord shall cause the Architect to integrate the
approved Working Drawings with the approved Engineering Drawings (collectively "Final Plans")
and deliver five (5) sets of the Final Plans to Tenant. The Final Plans shall be suitable for plan
check review and permitting by local agencies having jurisdiction, for the layout, improvement and
finish of the Premises consistent with the design and construction of the Base Building
Improvements, including electrical and mechanical drawings,. capacity reports, dimensioned
parition plans, floor and wall finish plans, reflected ceiling plans, power, telephone .
communications and data plans, life safety devices, construction detail sheets including millwork
detail plans showing the location of partitions, light fixtures, electrical outlets, telephone outlets,
sprinklers, doors, equipment specifications (including weight speCifications and cooling
requirements) and power requirements (including voltage, amps, phase, and special plugs and
connections), wall finishes, floor coverings, milwork and other Tenant Improvements.

5.5 Approval of Plans by Tenant. Approval by Tenant shall not be deemèd to be a
representation by Tenant as to the adequacy or correctness of the design of the TenantImprovements. .

5.6 Schedule. Within thirty (30) days after the Plan Submission Date, Landlord shall
submit to Tenant a detailed construction schedule, subject to approval by Tenant which approval
shall not be unreasonably withheld, setting forth the dates specific completion of certain project
benchmarks including, but not limited to, completion of Working Drawings, completion of
Engineering Drawings, submission of plans to local jurisdiction for review, issuance of building
permit, submission of plans to contractors for bidding, award of construction contract, construction
commencement, construction completion, Projected Commencement Date and other similar det~es.. '..'..."'''
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As the constrction continues, Landlord shall amend the schedule from time to time to reflect any
changes to the projected dates.

6. Final Construction Budget and Payment of Tenant Construction Costs

6.1 Constnnction Budget. Within three (3) days after the Plan Submission Date,

Landlord shall submit to Tenant a preliminary budget (the "Preliminary Budget") in a fOfmat
similar to Addendum C attached hereto. Such budget shall be revised into final form within ten
(10) days from of the date the Contractor is selected and wil be referred to herein as the "Final
Construction Budget". Tenant shall have five (5) days from the date ofreceipt of the Final
Constnnction Budget to approve or disapprove the Final Construction Budget. Constnnction of the
Tenant Improvements shall not begin until such time as Tenant indicates its approval or
disapproval of the Final Construction Budget or the five (5) day period expires without any
response from Tenant. In the event Tenant disapproves the Final Construction Budget due to
matters related to cost and the Final Construction Budget is ten percent (10%) or more higller in
cost than was projected in the PreHminar Construction Budget, then any delay caused by the.

necessity to rebid or redesign the Tenant Improvements shall not be considered a Tenant Delay.
Landlord shall review the Space Plan, Working Drawings, Engineering Drawings and Final Plans
at its sole cost and expense. No fee for profit, overhead or"generalconditioi:s in connection with
the constrction of the Tenant Improvements shall be included in the Final Construction Budget
unless approved by Tenant. .

6.2 Additional Tenant Improvement Allowance. All improvements required by the
" Working Plans. and mòdular funiture described in the Modular Specifications, as fuer described
in Addendum B hereto, shall be Tenant Improvements and shall be at Landlord's sole cost and
expense ("Tenant Improvements"). Costs of Tenant Improvements shall included costs for
furniture; telecommunications equipment, soft costs and any other costs designated in writing by
Tenant in the aggregate not to exceed the Base Tenant Improvement Allowance, the Additional
Tenant Improvement Allowance and costs of Change Orders, as defined below ("Tenant
Improvement Costs"), Landlord shall be solely responsible for any delay or increased cost in .
completing the Tenant Improvements .except for delays or costs arising from Tenant Delays as
defined below. It is anticipated that the Tenant Improvement Costs wil exceed the Tenant
Improvement Allowance so that Tenant may authorize Landlord to pay the overage in an amount
not exceeding the Additional Tenant Improvement Allowance. The amount of the Additional
Tenant Improvement Allowance shall be paid to Landlord as provided herein.

.6.3 Method ofPavrent. That portion of the Additional Tenant Improvement
Allowance UP"to the first eighteen ($18.00) dollars per square foot used to pay for the Tenant
Improvement Costs may, at Tenant's election be paid to Landlord (i) in a lump sum when the
Tenant Improvements are Substantially Complete, or (ii) in amortized monthly payments over the
first sixty (60) month term of the Lease at the Tenant Improvement Amortization Rate. Tenant
may at any time during the term prepay Landlord in a lump sum for all or any portion of the Tenant
Improvement Costs, amortizing any remaining amount in monthly payments over the initial sixty
(60) month term of the Lease at the Tenant Improvement Amortization Rate. That portion of the
Additional Tenant Improvement Allowance over the first eighteen ($18.00) dollars per square foot
used to pay for the Tenant Improvement Costs must be paid to Landlord (i) in a lump sum within
sixty (60) days of when the Tenant Improvements are Substantially Complete. .

5
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7. Construction of Tenant Improvements.

7.1 Tenant Improvements. Tenant Improvements to be constructed by Landlord are
described more paricularly on Addendum B hereto. If any work required by the Final Plans is not
described on Addendum B hereto the work shall be performed by Landlord at its own cost and
expense and not included in the cost of Ten ant Improvements. .

7.2 Bids. Unless waived by Tenant in writing, the general contractor for the Tenant
Improvements shall be selected only after three (3) bids have been solicited ITom responsible and
qualified persons. Landlord shall submit three (3) sealed fixed price bids for the constrction of the
Tenant Improvements to Tenant for its review prior to the award ofthe Construction Contract. The
bids shall be jointly opened and reviewed. The bids shall include an itemized list of all materials
and labor and shall include all additional costs, including architects and engineering fees, permits,
reasonable contractor's profit and overhead, and project management fees. Three (3) bids for the
purchase and installation of the office furniture system, prepared by the furniture dealer, shall be

included in the construction estimates, if applicable.

(a) Permits. Landlord shall secure the approval of governental authorities, and all
permits required by governental authorities having jurisdiction over such approvals and permits.
for the Tenant Improvements, promptly after approvalofthe Final Plans.

(b) Commencement of Construction. Landlord shall commence construction of the
Tenant Improvements within fifteen (15) days after issuance of all such necessary permits.
Landlord shall commence and, once commenced, shall thereafer diligently proceed to construct
and complete all Tenant Improvements, subject to any cessation that may be caused by Force
Majeure Delays.

7.3 Construction. Construction of the Tenant Improvements will be subject to the
following terms and conditions:

(a) Notice ofNomesponsibilitv. Landlord and the Contractor shall cooperate with
Tenant in posting a notice or notices of nomesponsibility by Tenant.

(b) Decorating Decisions. All design and programming, space planning and interior
decorating services, such as selection of wall paint còlors and/or wall coverings, furniture, fixtures,
carpeting and. any or all other decorator selection efforts required by Tenant, shall be provided by
Landlord at Landlord's expense in accordance with Tenant's Space Plan. Landlord shall consult
with Tenant with respect to all such decorating services and de.cisions.

(c) Clean-Up and Substandard Work. Landlord will be responsible for all clean-up
with respect to the Tenant Improvements, whether in the Premises themselves or in other areas
utilized by Landlord or its contractors.

(d) Compliance with Laws. Construction of the Tenant Improvements shan comply
with all applicable laws and regulations and shall be subject to the general inspection of Tenant.
The Premises shall comply with all applicable city, county, state and federal building codes,
regulations and ordinances required for beneficial occupancy, including, but not limited to, all
provisions of the Labor Code of the State of California. Under the provisions of the Labor Code,
the State Department of Industrial Relations wil ascertain the prevailing hourly rate in dollars and
details pertin~nt theret~ for each craft, class.ification or type of workm~ or mechanic needed.. . ~¡-"\~"'''
the construction of the improvements. Particulars of the current Prevailing Wage Scale, as ftl¡ . \6 ri ). .. ~. \../l'u....'-'-19280.2 10081.0002 . ., " . . ,;. ... 1.
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approved by the Board of Supervisors which are applicable to the work, are filed with the Clerk of
the Board of Supervisors and must be posted at the site:

. 7.4 Confonned Plans. Within sixty (60) days after Substantial Completion ofthe
Tenant Improvements and receipt from the Contractor of all field changes, Landlord shall submit to
Tenant a set of confonned plans ("as-builts") incorporating, in accordance with standard industry
custom and practice, field changes made and changes and/or revisions that have been made
subsequent to the submission of the Final Plans. Such "as-built" or "record docunents" shall be
submitted on three and one-half inch (3W') 1.4Mb magnetic media diskettes in Auto CAD R
12.dwg (or later version) fonnat or .DXF fonnat, along with one complete set of mylar
transparenci.es of drawings and one complete set of specifications.

8. Chan2e Orders. Tenant and Landlord may make changes, additions, deletions or
alterations in the Final Plans ("Change Order") provided both Tenant and Landlord approve such
changes in writing. The amount of the Maximum Change Order Allowance set forth in Section 1
has been authorized by the Board of Supervisors of the County to be used to pay the costs of all
authorized Change Orders but only the Chief Administrative Offcer is authorized to approve
Change Orders on behalf of Tenant and then only if the aggregate amount of such approved
Change Orders does not exceed the Maximum Change Order Allowance. Tenant may elect to pay
for Change Orders (a) in a lump sum upon Substantial Completion of the Tenant Improvements, or
(b) amortize the costs over the tenn of 1. he Lease at the Change Order Amortization Rate. Landlord
shall submit to the Chief Administrative Officer with each requested Change Order (i) the specific
cost of 1. he requested change, (ii) the cumulative net total cost of all Change Orders previously
approved, and (iii) an estimate of the construction time which will be increased or shortened if the
Change Order is approved. Each Change Order must be signed and dated by the Chief .
Administrative Offcer.

9. Furniture System

9.1 Tenant shall deliver to Landlord within ten (10) days after execution hereof,
modular furniture plans and specifications (the "Modular Specifications"). Based on the Modular
Specifications, Landlord and lor Landlord's architect, shall prepare a modular furniture
specifications bid package for submission to no less than three (3) furniture vendors. Prior to
submission for bids, Landlord shall review the bid package with Tenant and Tenant shall have the
right to approve or disapprove the bid package, Landlord shall provide at its cost the modular
furniture set forth in the Modular Specifications and shall not be responsible for the cost of such
modular furniture in excess ofthe Furniture Allowance. Tenant shall reimburse the Landlord in a
lump sum or in accordance with a financed transaction entered into between Landlord and the
furniture vendor acceptable to the Tenant, including, but not limited to, a lease purchase agreement,
provided the outstanding balance can be no more than One Dollar ($1) at the end of a tenn not to
exceed one hundred twenty (120) months.

9.2 Tenant may opt to finance the lump-sum payment for the cost of modular furniture
through lease-purchase financing with a third-party vendor ("Creditor"). In the event the Tenant
elects to enter into a lease-purchase financing of 1. he furniture and telecommunications equipment
(the "Personal Property") through a Creditor, Landlord expressly agrees as follows:

7
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(a) The Personal Property shall not become part of the realty or real property, but
shall remain personal property removable by the Creditor and its assigns, provided that any damage
occasioned by such removal shall be repaired by Creditor.

(b) Landlord shall be notified by Creditor of any plan by Creditor to remove
the Personal Property.

(c) This section shall be binding on the representatives, successors and
assigns of all paiiies hereto and shall inure to the benefit of the successors-in-interest to all
parties hereto.

(d) Landlord does hereby waive any right to gain possession of any of
Personal Property during the tenn of this Lease.

10. Tenant Improvement Costs Adjustment and Rieht to Audit. Within five (5) days
of the issuance of a Certificate of Occupancy, or a final sign-off by the City of Los Angeles,
whichever occurs first, Landlord shall provide to Tenant a statement showing in reasonable detail
all Tenant Improvement Costs and the total amount payable hereunder by Tenant to Landlord.
Upon approval ofthe statement by Tenant, payments by either pary pursuant to the Lease and
this Landlord's Work Letter shall be adjusted as appropriate, based upon such statement. Tenant
shall have the right to audit these costs for a period of twenty-four (24) months from the date of
acceptance by Tenant of the Premises. In the event the audit shows that Tenant is entitled to a
reduction in payments to the Landlord under this Landlord's Work Letter, Tenant shall provide
Landlord with a copy of the audit sumary and, if Landlord agrees with the findings of such
audit summary, then Landlord shall pay Tenant the amount of any over-payment made by Tenant
within thirty (30) days and future payments shall be adjusted as appropriate based upon the audit
results. If Landlord reasonably objects to the findings ofthe audit summar, then the dispute
shall be resolved through binding arbitration mutually acceptable to the parties.

11. Exclusions. The Tenant Improvement cost shall not include any costs inculTed for
asbestos abatement, fire sprinkler system, or conversion of air conditioning systems to eliminate
use of CFC refrgerants that are hannful to the atmosphere. All work for required asbestos

. abatement, fire sprinkler system, or air conditioning system conversion shall be perfonned at the
sole cost and expense of Landlord. .
12. Telephone/Computer Room and Equipment. Landlord shall complete the telephone
equipment room(s) including pennanent power and HV AC, in compliance with the Space Plan
and specifications provided by :renant, at least thirty (30) days prior to the Projected
Commencement Date. During this thirty (30) day period, the Landlord shall be responsible for
any telephone/data equipment delivered to the site for programming prior to the Projected
CQmmencement Date.

13. Delay.

13.1. Tenant Delays and Force Majeure Delays. Except as set fort herein, no delay in
the completion of construction of the Tenant Improvements shall be considered in the
determination of the Commencement Date of the Lease and, except as set forth herein or in the
Lease, under no circumstance shall Tenant be charged with any delay whatsoever as a result of
delay in the construction of Tenant Improvements. Subiect to the Provisions of Section 13.2, i:... ,.e,c.,.""-"",,J ,/l \ \... f. \ \ i. 8 \ \ i
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Projected Commencement Date set forth in the Lease shall be extended one (1) day for each day
. that: (i) Tenant fails or refuses to give authorizations or approvals within the time periods
required herein but only to the extent such delays delay the commencement or completion of
constmction of the Tenant Improvements (referred to herein as "Tenant Delay(s)"); or (ii)
Substantial Completion ofthe Tenant Improvements is delayed by lightning, earhquake, fire,
stonn, tornado, flood, washout, explosion, strike, lockout, labor disturbance, civil disturbance,
riot, war, act of a public enemy, sabotage or other similar causes.beyond the reasonable control

. of Landlord (referred to herein as "Force Majeure Delliy(s)").

13.2. Limitations.

. (a) Notice. No Tenant Delay or Force Majeure Delay shall be deemed to have
occurred unless Landlord has provided written notice, within forty eight (48) hours of the' event
giving rise to such claim, in compliance with the Lease, to Tenant specifying that a delay is
claimed to have. occurred because of actions, inaction or circumstances specified in the notice in
reasonable detaiL. If such actions, inaction or circumstances qualify as a Tenant Delay or Force
Majeure Delay, then a Tenant Delay or Force Majeure Delay, as applicable, shall be deemed to
have occurred only commencing as of the date Tenant received such notice from Landlord.

(b) Mitigation. Tenant Delays and Force Majeure Delays shall delay the
Projected Commencement Date only in the event that Substantial Completion of the Tenant
Improvements is delayed, despite Landlord's reasonable efforts to adapt and compensate for such
delays, which efforts Landlord shall be obligated to make (provided such additional cost incured
by Landlord due to such effort does not exceed $1,000 on a cumulative basis, unless Tenant
agrees to pay to such excess).

(c) Concurrent Delavs. Tenant Delays and Force Majeure Delays shall be
recognized hereunder only to the extent the same are not concurrent with any other Tenant Delay
or Force Majeure Delay which is effective hereunder. For example, if there are ten (10) days of
Tenant Delays and four (4) days of Force Majeure Delays which occur during the same ten (10)
day period of such Tenant Delays, then the Projected Commencement Date would be extended
by only ten (10) days; on the other hand, if such Tenant Delays and Force Majeure Delays did
not occur during the same period, the Projected Commencement Date would be extended by
foureen (14) days.

(d) Change Orders. Landlord may not claim that a Change Order requested by
Tenant was the cause of a delay in the constmction of the Tenant Improvements unless the
anticipated delay is specified in writing in the Change Order authorization. .

14. Tenant Remedies. If Landlord fails to obtain the building permit to constrct the
Tenant Improvements within a reasonable time, taking all factors into consideration, or if Tenant
Improvements have not been completed within sixty (60) days from the Projected
Commencement Date, Tenant may, at its option: .

14.1. Cancel the Lease upon thirty (30) days written notice to Landlord; or

14.2. Upon thirty (30) days written notice to Landlord, assume the responsibility
for providing the Tenant Improvements itself. If Tenant elects to provide tenant improvements
itself, then:

(a). Tenant, its officers, employees, agents~ contractors and assignees,

shall have free access to the Premises and the Building at all reasonable times for the purpose £it!
constrcting the Tenant Improvements and for any other puroses reasonably related thereto; ~!
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. (b). Rent shall be reduced by Tenant's total expense in constructing the
Tenant Improvements, including any financing charges for capital and a reasonable amount for
its administrative costs, and including interest at the rate of nine percent (9%) per annum
(''Tenant's Total Expense"). The rent reduction schedule shall be as mutually agreed to between
the parties or, ifno such agreement is made, Tenant's Total Expense shall be fully amortized in
equal monthly amounts over five (5) years and deducted from the rent payable hereunder.

Any default by Landlord under the terms of this Landlord's Work Letter shall constitute a default
under the Lease and shall entitle Tenant to exercise all remedies set forth in the Lease.

15. Representatives.

(a) Tenant Representative. Tenant has designated Tenant's Work Letter Representative
as its sole representative with respect to the matters set forth in this Landlord's Work Letter who,
until fuher notice to Landlord, shall have the full authority and responsibility to act on behalf of
Tenant as required in this Work Letter and whose address, for purposes of any notices to be .

. given regarding matters pertaining to this Landlord's Work Letter only, is Tenant's Address for
. Work Letter Notice as set forth in Section 1. .

(b) Landlord Representative. . Landlord has designated Landlord's Work Letter
Representative as its sole representative with respect to the,matters set forth in this Work Letter
who, until fuher notice to Tenant, shall have the full authority and responsibility to act on
behalf of Landlord as required in this Landlord's Work Letter and whose address, for purposes of
any notices to be given regarding matters pertaining to this Landlord's Work Letter only, is
Landlord's Address for Work Letter Notice as set forth in Section 1. .

16. Elevator Usai:e Durini: Move-In. In the event that the use ofthe freight elevators
and/or hoists is not suffcient to meet Tenant's requirements, Landlord shall cause to be made
operational (a) a temporary construction elevator. and hoist, or (b) Tenant shall have priority
usage of two (2) passenger elevators in the elevator ban that services the Premises in order to
assist Tenant in the installation of Tenant's fixtures, future and equipment.

17. Construction Meetini:s. During the course of construction, meetings shall be held
between the Contractor, Landlord and Tenant at least once per week, unless Tenant directs
otherwise, at a time and place which is mutually convenient. An initial construction meeting
shall be held within five (5) days of the date the Contractor is selected.

18. Deliverv. Delivery of all plans and drawings referred to in this Work Letter shall be by
commercial messenger service or personal hand delivery, unless otherwise agreed by Landlord
and Tenant.

LANDLORD:

NN SFS TOWN CENTER, LLC, a Delaware limited liability company, NN SFS
TOWN CENTER 1, LLC, NN SFS TOWN CENTER 2, LLC, NN SFS TOWN
CENTER 3, LLC, NNN SFS TOWN CENTER 4, LLC, NN SFS TOWN CENTER 5,
LLC, NN SFS TOWN CENTER 6, LLC, NN SFS TOWN CENTER 7, LLC, NN
SFS TOWN CENTER 8, LLC, NN SFS TOWN CENTER 9, LLC, NN SFS TOWN
CENTER 11, LLC, NN SFS TOWN CENTER 13, LLC, NN SFS TOWN CENTER
14, LLC, NN SFS TOWN CENTER 15, LLC, NN SFS TOWN CENTER 16, LLC,
NN SFS TOWN CENTER 17, LLC, NNN SFS TOWN CENTER 18, LLC, NN SFS
TOWN CENTER 19, LLC, NN SFS TOWN CENTER 20, LLC, NN SFS TOWN
CENTER 21, LLC, NN SFS TOWN CENTER 22, LLC, each a Delaware limited- ~ .
liability company ("Landlord") . 1\
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By: Triple Net Properties Realty, Inc.,
as Landlord's authorized agent

By:

- ß ~ERS
Ti : ..RESIDENT
Date igned: bI'e? 107

TENANT:

. COUNTY OF LOS ANGELES,
a body politic and corporate

By:

J 9~~1J. I ()ii~ I'OOi)~

Name:
Title: .
Date Signed:

i
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ADDENDUM A To Landlord's Work Letter

BASE BUILDING IMPROVEMENTS

Landlord has constructed (or will construct) the Building to include the following:

(a) the Building shell and exterior, including perimeter window frames, mullions and
glazing in good condition; ..

(b) the core area, including mechanical, electrical, spririler, plumbing, life safety,
heating, air conditioning, ventilation and structural systems within the Building core, stubbed out
to the face of the core wall at rocations detennined by Landlord;

(c) men's and women's toilet rooms, including necessary plumbing fixtues, ceramic tile
floors, accessories, ceilings and lighting, with running hot and cold water;

(d) unpainted exterior dry wall or lath and plaster covering the exposed side of all
exposed core walls, core and perimeter columns and the interior exposed side of all exterior
building wall areas except at and under windows; .

(e) public stairways;

(f) passenger and freight elevators;

(g) parking facilities;

(h) ground floor lobby;

(i) finished elevator lobbies (with caret, lights, finished walls and ceiling);

(j) exterior plazas and landscaping;

(k) loading dock and/or area;

(1) drinking fountains at the core;

. (m) eleCtrical/telephone closet with not less than seven (7) watts per square foot of
rentable area ofnonnal power in the floor electrical closet;

(n) conduit access sufficient for Tenant's electrical wiring (no additional improvement to
increase conduit access will be furnished by Landlord unless there is not suffcient riser space as
required for a 1.5" diameter signal cable from the Building main telecommunication vault to the
telephone closets on floors 1 and 2, in which case Landlord, at no cost to Tenant and without
deduction from the Tenant Improvement Allowance, shall cause such riser space to be made
available to Tenant, ard provided further that Tenant shall be responsible for the cost for
removing the riser floor seal at each floor and the patching of each seal after installation of
Tenant's cable);

(0) two (2) 208/120 and one (1) 480/277 bolt panels connected to the Building power
system;

(p) mechanical equipment room with ducted mechanical exhaust system;

Q\ ,
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(q) concrete floors with trowelled finish, level to specified tolerances and designed to
support a minimum live load of fifty (50) pounds per square foot and a parition load of twenty
(20) pounds per square foot;

(r) standard window coverings;

(s) primar HV AC duct for cooling and primary HV AC duct for heating (heating is for
perimeter zone only) to loop from the mechanical equipment room around the building core;

(t) hot and cold air loops located within the Premises;

(u) primar fire sprinkler distribution, including secondary piping and sprinkler heads as
required for the unoccupied Premises;

(v) primary fire-life safety enunciation system "backbone" and panels suitable for
Tenant's secondary distribution; .

(w) access at panels in the service core for distribution of Building requirements
electrical power (initially 1201208 V for power and 277V for fluorescent lighting) up to the
limits pennitted under applicable law at the time the Building receives the initial temporary
certificate of occupancy for the Building; and .

(x) gypsum board on the service core walls, columns and sills in the Premises.

.,~ .
~'.
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ADDENDUM B To Landlord's Work Letter

TENANT IMPROVEMENTS

Tenant improvements shall include:

(a) Tenant ceilings and lighting;

(b) Floor finish in the Premises (except elevator lobbies and public corridors on multi-
tenant floors and toilet rooms); . .

(c) Interior finishes of any kind within the Premises (except elevator lobbies and public
corrdors on multi-tenant floors and core area toilet rooms);

(d) Interior paritions, doors and hardware within the Premises;

(e) Tenninal boxes and reheat coils or other HV AC or air distribution devices to or
within the Premises;

(f) Tenant's furnture, fixtures and equipment, including telephones, computers and
cabling therefor; .

(g) Distrib~tion of electrical services, plumbing services and sprinklers from the core to
the Premises, and domestic hot water heater and associated hot water piping;

(h) Any and all signs for Tenant and the power therefor;

(i) Security, fire and life-safety systems throughout the Premises, including exit signs,
intercoms and extinguishers;

U) Additional and/or above standard electrical capacity; and

(k) Fiber optic access.

. "':..
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ADDENDUM C To Landlord's Work Letter

FORM OF BUDGET

'1;"",,.
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ADDENDUM D To Landlord's Work Letter

COSTS OF TENANT IMPROVEMENTS

., /c:~ \,
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ADDENDUM A To Landlord's Work Letter

BASE BUILDING IMPROVEMENTS

Landlord has constructed (or wil construct) the Building to include the following:

(a) the Building shell and exterior, including perimeter window frames, mullions and
glazing in good condition;

(b) the core area, including mechanical, electrcal, sprier, plumbing, life safety,
heating, air conditionig, ventilation and strctual systems withi the Building core, stubbed out

to the face ofthe core wall at locations detennined by Landlord;

(c) men's and women's toilet rooms, including necessary plumbing fixtues, ceramc tile
floors, accessories, ceilings and lighting, with rung hot and cold water;

(d) unpaited exterior dr wall or lath and plaster coverig the exposed side of all
exposed core walls, core and perieter colums and the interior exposed side of all exterior.
building wall areas except at and under windows;

(e) public staiays;

(f) passenger and freight elevators;

(g) parkig facilities;

(h) ground floor lobby;

(i) finished elevator lobbies (with caret, lights, finished walls and ceiling);

(j) exterior plazas and landscaping;

(k) loadig dock and/or area;

(1) drnkg fountains at the core;

(m) electrcal/telephone closet with not less than seven (7) watts per square foot of
rentable area of nonnal power in the floor electrcal closet;

(n) conduit access sufficient for Tenant's electrcal wig (no additional improvement to
increase conduit access wil be fushed by Landlord uness there is not sufficient riser space as
required for a 1.5" diameter signal cable from the Buildig mai telecommuncation vault to the
telephone closets on floors 1 and 2, in which case Landlord, at no cost to Tenant and without
deduction from the Tenant hnprovement Allowance, shall cause such riser space to be made
available to Tenant, and provided fuher that Tenant shall be responsible for the cost for
removing the riser floor seal at each floor and the patching of each seal afer installation of
Tenant's cable);

(0) two (2) 208/120 and one (1) 480/277 bolt panels connected to the Buildig power
system;

(P) mechanical equipment room with ducted mechancal exhaust system;
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(q) concrete floors with trowelled finish, level to specified tolerances and designed to
support a minimum live load of fifty (50) pounds per square foot and a parition load of twenty
(20) pounds per square foot;

(r) standard window coverings;

(s) primar HV AC duct for cooling and primary HV AC duct for heating (heating is for.
perimeter zone only) to loop from the mechancal equipment room around the building core;

(t) hot and cold air loops located within the Premises;

(u) primar fire sprier distrbution, including secondary piping and sprier heads as
required for the unoccupied Premises;

(v) primar fie-life safety enunciation system "backbone" and panels suitable for
Tenant's secondary distrbution;

(w) access at panels in the service core for distrbution of Buildig requirements
electrcal power (intially 120/208 V for power and 277V for fluorescent lighting) up to the
limts penntted under applicable law at the time the Building receives the initial temporar
certificate of occupancy for the Building; and

(x) gypsum board on the service core walls, columns and sills in the Premises.
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ADDENDUM B To Landlord's Work Letter

TENANT IMPROVEMENTS

Tenant improvements shall include:

(a) Tenant ceilings and lighting;

. (b) Floor fistt in the Premises (except elevator lobbies and public corrdors on multi-

tenant floors and toilet rooms);

(c) Interior ffnishes of any kind withi the Premises (except elevator 10bbies and public
corrdors on multi-tenant floors and core area toilet rooms);

(d) Interior paritions, doors and hardware with the Premises;

(e) Tennnal boxes and reheat coils or other HV AC or ai distrbution devices to or
within the Premises;

(f) Tenant's futue, ffxtues and equipment, includig telephones, computers and
cabling therefor;

(g) Distribution of electrcal services, plumbing services and sprinklers from the core to
the Premises, and domestic hot water heater and associated hot water .piping;

(h) Any and all signs for Tenant and the power therefor;

(i) Securty, ffre and life-safety systems throughout the Premises, including exit signs,intercoms and extiguishers; .

G) Additional and/or above standard electrcal "capacity; and

(k) Fiber optic access.
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ADDENDUM C To Landlord's Work Letter

FORM OF BUDGET
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ADDENDUM D To Landlord's Work Letter

COSTS OF TENANT IMPROVEMENTS
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